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Introduction

In previous sections of this plan, we have discussed the community’s goals with respect to future
growth, provision of services and retention of the rural and open space character of the
Township. The Land Use Element is the principal support for the land development ordinances
of a municipality. It is therefore, important that the reasoning behind the land use plan be clear.

MAJOR CRITERIA

In preparing a land use plan, three major criteria must be considered:

e Physical character of the land;
¢ Goals for community growth;
¢ Existing development.

The first, physical character refers to both environmental character and location with respect to
infrastructure. High intensity uses should be well served by the road and utility network and be
limited to land areas with relatively few environmental constraints.

The second, goals for community growth, is important in determining the kinds and locations of
uses. With the characteristics of an area in mind, the Planning Board will decide which of the

many uses, physically appropriate for that area, are consistent with the way in which the Board
feels the community should grow.

Character consists of a number of different facets, these being type of use (e.g. industrial,
commercial, residential), intensity of use (e.g. units per acre, impervious coverage) and finally
the aesthetic character of the use (e.g. color, building material, illumination, style of the building,
degree of signage, landscaping). It is, therefore, important to consider all these elements in
municipal ordinances regulating land use as the best intentioned land user regulations can be
ineffective if the importance of these elements is not taken into consideration during the approval
process.

Finally, existing development is important. Land uses proposed should not have a substantially
adverse impact on desirable existing uses. Their character, both in terms of intensity and type of
use should be consistent.

With the exception of the area immediately adjacent to Mountain Lake and a portion of the
Townsbury area, Liberty is characterized by single family residcntial development on lots of one
acre or more in size, farming operation, and land lying vacant. The effects of subdivisions
currently in process will not significantly alter that land use pattern.
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If development were to continue in the style characterized by current land and zoning uses, the
information developed in the Resource Element indicates that development would, in all
likelihood, exceed the capacity of Liberty Township to sustain it. It is, therefore, extremely
important to look at the ability of the natural resource base to sustain land development and in
crafting the furutre land use element which will serve as the basis for zoning and land use
regulations.

Physical Character consists of those items reviewed in the Natural Resource Element, the
capability of subsurface geologic formations to provide water and their susceptibility to
pollution, the effects of slope on development and the care with which the hydrologic system of
the Township must be treated, the kinds of soils and their ability to act as a medium for disposal,
and the need to provide habitat for wildlife and important vegetative communities have been

explored. On the basis of the data available, the following recommendations are made for land
use within the Township.

CARRYING CAPACITY

As discussed in the earlier sections of the Natural Resource Element, the character of the soils,
topography, incidence of wetlands and steep slopes as well as available water supply, can be
evaluated in a quantitative fashion in order to determine on a lot-by-lot basis the carrying
capacity of the property being evaluated. In the past five to ten years, factors have been
developed which reflect the increasing degree of concern with which these environmental
constraints are viewed.

The concept of carrying capacity has been broadened to encompass not only the study of the
ability of a biological community to sustain itself, but also to include the ability of an area to
sustain various kinds of development, including the provision of infrastructure and services
necessary to support development.

COMMERCIAL DEVELOPMENT

Future land use in Liberty is based on the expectation that a substantial increase in employment
opportunities is not likely, especially with the current emphasis of the State’s Redevelopment
Plan. In spite of this, every effort should be made to create employment in the Township. Local
employment helps to reduce traffic on regional arteries and promotes the ability of local
government to supply services through a more balanced tax base.

Commercial and industrial development are extremely important as they provide some balance to
The tax base as well as opportunities for local residents to purchase daily necessities, find
employment, recreation and other services. The most appropriate locations for commercial
facilities are; proximity to a major population concentration, adjacent to a major artery,
preferably an intersection at or near intersecting roads. The Mountain Lake and Townsbury
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[image: image4.png]areas are examples of current development which meet the first criterion. Each area currently
incorporates some commercial activity. Future development already approved in the vicinity of
Marble Hill Road and Danville Mountain Road lead one to the conclusion that attention could be
given to a small commercial expansion in the vicinity of the Free Union, Mountain Lake and
Marble Hill Road intersection.

This would provide retail, commercial and office facilities in a manner consistent with the desire
of the Township to minimize impact on local roads caused by the isolation of residential areas
from commercial service areas. An additional location in the vicinity of Marble Hill, Shades of
Death and Hope-Great Meadows Roads, is also appropriate given the existing traffic patterns in
the area. This development, however, should not be strip development and should provide
access via frontage roads, minimizing impact on Hope/Great Meadows Road. This particular
intersection is compatible not only with commercial development, but also some relatively small
scale industrial opportunities as well. Further industrial opportunities could be provided along
Route 46 for small scale warehousing or low intensity manufacturing.

At present, with the possible exception of service industries, the prospect for growth in local
employment opportunities is limited. But as large percentages of the population commute to
their places of employment, the major arteries may become an excellent location to serve a
regional population. It is for this reason that business, commercial and industrial developments
should focus on these major arteries.

\
The existing B-1 zones at Mountain Lake are considered adequate to serve that area and should
remain the same. The principal concern in the Mountain Lake area at this time is the provision
of adequate vehicular and pedestrian circulation.

There currently is an area at the southwesternmost extent of the Township zoned for industrial
purposes, specifically related to professional and business offices. The site is level, has high
visibility and is in a location which could reasonably be expected to serve a regional rather than
need for retail services.
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There are two small industrial zones adjacent to Route 46. One is located in the southeastern
section of the Township and is zoned for heavy industry. The other, in the southwestern part of
the Township, is zoned for light industrial use. It is suggested that the light industrial use in this
area be changed to a regional service use permitting business and professional uses as indicated
above. However, that area between Route 46 and the remaining 1-2 Zone, consists in large part
of uses which are nonconforming under the current Business Zone, but which would be
conforming in an Light Industrial Zone. Accordingly, it is suggested that the area between the
existing 1-2 Zone and Route 46 in the southeaster portion of the Township be zoned to I-1, as
they are appropriate uses in that area. A few small business zones are scattered throughout the
Township and are used primarily for small convenience stores or taverns. Part of Route 46 is
also zoned for business use. The 1990 Census statistics (Table 21) indicate that approximately
50.7% of Liberty’s reported working residents are employed outside of the county, with an
additional 3.6% working out-of-state. In order to enhance the image of Liberty as a vital,
attractive community, businesses should be encouraged to conform with the current site
development standards. Through registration of all businesses, those which are not up to
standard and those that are operating in conflict with zoning laws, may be identified and the
appropriate corrective measures taken.

As cellular towers proliferate, albeit for the short term, it is appropriate that the Township look to
maximizing the benefit to taxpayers by making a priority the location of such towers on
municipal property. As these facilities will continue to be developed the issue is a function only
of the revenue stream not the land use itself.

The Future Land Use Plan reflects the conclusions noted above, (Exhibit 17)
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PROPOSED LAND USE AND ADJOINING ZONING
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A review of the land use element of the master plan by the Master Plan Committee has led to a
finding that additional residential development design criteria should be added to the plan. The
criteria are provided in order to better guide prospective applicants for development in meeting
the goals and objectives of the Township. The foundation of the design criteria is to minimize,
to the greatest extent possible, the negative visual, natural resource, and traffic effects of
development. In order to meet this objective, the following requirements are provided:

All development shall meet the following standards:

1.

No disturbance within fifty feet of any surface water body. Water bodies are streams,
lakes and ponds. They specifically do not include drainage ditches, etc.

Concentration of storm water flows shall be discouraged. Sheet flow shall be utilized
unless impractical. Means by which this may be accomplished include: grassed
swales, swales stabilized through riprap, grading and construction of terraces to
reduce the velocity of stormwater flows over land.

Stone and tree rows shall be retained. Where they must be removed for safety
purposes (e.g. safe sight distance), they shall be re-established. These shall be
reestablished outside the sight triangle, and along but outside the altered right-of-way
as applicable. The object is to reestablish the character of the road while at the same
time acknowledging the need to address public safety concerns.

Conservation easements shall be provided, preventing disturbance of land in areas of:

a. Greater than 35% slope.

b. Wetlands and surface water bodies where not otherwise pre-empted by superior
jurisdictions.

¢. Within 50 feet of a historic or cultural element as indicated in the Master Plan.

Where new lots are created, a common point of access for adjoining lots shall be
encouraged in order to minimize the number of driveway openings on all existing or
proposed roads. A primary tenant of traffic management is to minimize the potential
points of conflict in a given situation. Reducing the number of access ways on a road
does just that. This suggestion comes with the understanding that there may be
circumstances where the common access point is not the safest location or that, for
other reasons (i.e. topography), it is not practical to take this approach. In those
cases, individual driveways would be appropriate. It is also important that it be clear
that this proposal is not to create common driveways but simply common access
points within the right-of-way of the road in question. This suggestion does not
extend to common driveways which, although permissible, have no particular public
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6. All new lots created adjacent to agricultural property shall have, in each deed of
transfer the statement “It is expressly understood that this property adjoins an active
agricultural operation or property which may become such an operation. Liberty
Township has adopted the New Jersey Right to Farm Act. Farming generates noise,
odors, requires fertilization and pest control. All these and any other activity or
process associated with an agricultural business as defined by the Warren County
Board of Agriculture are protected and shall not be defined as a nuisance under said
Right to Farm Act.”

7. Wherever lots are established, an undisturbed area of at least 15 feet width shall be
established along each side and rear property line.

8. Open Space (cluster) Development

a. Where development is proposed in open fields, a substantial buffer of mixed
native evergreen and deciduous trees shall be established to mitigate the visual
impact of development from adjacent roadways. Evergreens utilized for this
purpose shall be not less than eight to ten feet in height. Deciduous trees shall be
massed so as to provide both under story and canopy trees upon maturation. Tree
plantings should, wherever possible, be located on a berm two to three feet in
height so as to maximize the immediate effect of the buffer plantings.

b. Wherever possible, all or part of the open space to be set aside shall be located

along the frontage of the tract, serving to reduce the need for clearing and as a
visual barrier.

c. Public access to open space parcels shall be established, avoiding areas of
endangered or threatened species habitat to avoid adversely affecting said species.

d. A density bonus of 10% should be provided any applicant which meets all of the

cluster criteria as outlined in Section 105-86. This would include the criteria in a,
b and ¢ above.

e. Minimum lot width at the building setback line for lots within a cluster
development should be 200 feet.

9. In order to encourage greater stability and diversity in the municipal tax base, the
Township should, via its web site, and connections with other organizations (i.e.

Chamber of Commerce, County Economic Development Office) encourage business
to locate within the Township.

Four issues which have arisen during discussions on the Master Plan are: driveways, senior
citizen housing, golf courses and signage. These should be addressed as follows:
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Develop flexible standards for design, location, sight distance calculations in order to minimize

the number of curb cuts on all streets in the Township and the attendant increase in potential
points of conflict and disturbance associated with direct access.

- At least one driveway option, conforming to the Township’s code, should be
shown for all subdivisions and site plans.

- Where flexibility exists, the plans and resolution should so indicate.

Senior Citizen Housing

Provisions should be made to permit senior citizen housing in the VN zones according to the
following criteria:

’ - Density = 4 — 6 dwelling units per acre
- Provision of amenities (clubhouse, recreation, walkway, buffers)
- Can be freestanding single family or two family homes.
- Buildings should be separated in proportion to their height.
- Assists the Township in meeting future Fair Housing obligations.

Golf Courses

Golf courses are two-fold benefit to a municipality. In the first instance, they are profit making
open space and in the second they are a substantial property tax generator as even the open land
is quite valuable. Operation of golf courses, incorporate measures to minimize the impact of
pesticides, herpasides, and fertilizers on the environment. This is not so much a matter of
pursuing the philosophy of environmental protection but rather it makes economic sense to
minimize the amounts of herbicides, pesticides, and fertilizers needed to maintain healthy turf.
Golf courses also provide facilities for functions outside the golfing experience as such they
provide opportunities for receptions and the like to be held in town. As an agricultural venture,
golf courses tend to utilize substantial amounts of water during the growing season. Any
proposal for such a facility would require a careful evaluation of the groundwater resources
available and the means by which overtaxing those resources would be avoided. Golf courses

tend to be low traffic generators as such they would be an appropriate use in a rural/agricultural
area.

- Manufactured open space

- Township Management Plan

- Water use

- Compatible with housing

- Traffic

- Other functions at clubhouse

- High water use initially then reduction by /2, most use in summer
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Township signage regulations reflect the minimal amount of commercial development which has
occurred to date. It would be appropriate to review those regulations, ensuring that sign size,
height, and setbacks are related to the need for businesses to be identified while avoiding signage

which may be aesthetically inappropriate or a distraction to motorists. Signage reviews should
follow the format below.

- Needed for business viability

- Should relate to business

- Should be sized and located to be safely readable by passersby

- Should be lighted to the extent necessary

- Should be of a height consistent with building

- Home Occupations — residential areas

- Set standards consistent with Township’s residential atmosphere
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The principal concern of the Township with regard to development is that it does no harm.
Protection of environmentally sensitive areas is a critical first step in development design. Once
these elements (wetlands, water bodies, critical slopes, flood plains) have been identified and
located, they should be preserved. Cultural elements, limekilns, historic sites, scenic vistas are
then identified and protected. Additionally, wildlife and its interaction with the built
environment created by human populations becomes an increasingly critical element as the area
becomes more densely developed. This is of particular importance to species with large ranges,
(i.e. birds, deer, bear). Maintaining viable corridors for wildlife movement is an essential
element in minimizing the adverse effects of habitat destruction.

Natural features are also an essential element in a rural municipality’s identity. Ridge lines,
stream corridors, significant features (High Rock) should be treated with respect. Any
development design which would affect these features should maintain their integrity. Asa
general rule, a minimum of a 50-foot buffer from all streams should be maintained and a
prohibition placed on disturbance of the slopes, whether or not wetlands and flood plain
considerations are involved. Where the banks leading to the stream are significantly steep, this
buffer should be increased. This would not only serve the aesthetic purposes but would also
retain corridors by which wildlife populations may move, thereby reducing by some extent, the
conflict between animals and vehicles as well as providing an area where they are less affected
by normal residential activities.

Roadway design should follow location of appropriate home sites. Only after all the above
elements have been set in place should roads be inserted to provide access. At that point the
inevitable conflicts should be reconciled and the plan completed.

The most difficult task before a community is permitting development without losing the
character of the area which attracts people to live there in the first place. Development, as
generally proposed and regulated, is suburban in nature. The new wide streets, curbs and large
lots with wide expanses of lawn are clearly part of the image of a suburban municipality.

Liberty Township, among others, has always had as its objective the retention of its “rural
character”.

Rural character typically involves the perception of widely scattered, very low-density
development which is generally farm oriented. This suggests that, in any development proposal
and in particular any involving farmland, every effort should be made to preserve large areas of
the farmland and/or woodland as part of the development design. Homes should be located
behind existing tree lines and, where necessary, significant deep planted areas providing
buffering and screening should be established to conceal the dwellings from view from the road.
Obviously, there is no way to hide a development from the occupants of the development.
However, the general character of the Township is more a function of perception by those who
drive the rural streets than those who live within a particular development.

For the above reasons, development regulations should require, where any development proposal
includes removal of stone rows, tree rows, etc. for purposes of road widening, that they be
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[image: image13.png]reestablished at the increased setback. Furthermore, every attempt should be made to minimize
the construction of suburban style streets. Rather, they should be designed so that they wind and
curve rather than run directly from one point to another. This is consistent with the Residential
Site Improvement Standards which suggests, for instance, that non-structural means of drainage
be employed wherever possible NJAC 5:21-7.1(a)). The design for residential access streets as
illustrated in the Residential Site Improvement Standards for low intensity residential access
streets, as well as low intensity minor and major collectors, does not require curbing to be used
in all cases. Given that, wherever curbing can be eliminated, it should be, as this is consistent
with the rural, as opposed to a suburban atmosphere. It is understood that where grades
necessitate curbing for drainage control and there is no other way to address storm water control,

some curbing may be necessary. However, it should be minimized and designed as mountable
curb wherever possible.

In the case of where land is forested, Township regulations should be amended to provide for
restrictions on clearing so as to minimize the visual impact of new construction. These
restrictions should be consistent with the need to provide adequate recreation space and support
facilities such as access, waste disposal system, etc.

CONSTRAINTS

The Conservation Element in part is an evaluation of the environmental character of the
Township, looking at water supply, topography, wetlands, water bodies and soil characteristics.
All these elements have been reviewed in their relation to their ability to sustain development
and a theoretical build out of Liberty Township. This approach is consistent with the concerns of
the municipality not to overstress the existing water supply capabilities of the Township and, at

the same time, to encourage developments at varying densities consistent with the character of
the land involved.

ENVIRONMENTAL CHARACTER

Wetlands 913.07 acres 11.9%

15-25% Slopes 1,548.30 acres 20.2%

Over 25% Slopes 1,347.30 acres 17.5%

Mountain Lake 91.48 acres 1.2%
Constrained Land 3,900.15 acres 50.8%
Total Acreage of Township: 7,680.00 acres

In all the discussion of critical areas and the concerns with protecting them, this plan does not
suggest that areas of steep slopes and shallow soils cannot have structures built upon them, only
that with the greater degree of severity of a constraint comes a greater degree of care which must
be exercised, and also a decreased desirability of development of such areas. Furthermore, as the
severity of the environmental constraint increases, so too does the degree of care and technical
complexity needed in developing the area.
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[image: image14.png]This is a highly responsive, environmentally sensitive approach to land development in Liberty
Township. This approach distributes the impact of that development more fairly across property
owners, taking into account the additional costs to the Township of maintenance of drainage
facilities, roadways, and the aesthetic impacts of development in environmentally sensitive areas.

Business and industrial uses should not be situated in environmentally sensitive areas, nor should
their construction require substantial site disruption. In the future, retail services should be
located within a reasonable distance of population concentrations yet to exist. This will help to
reduce the amount of traffic on the roads.

Due to the impact of various development types, we would suggest here that landscaping be
required for all uses other than single family detached uses, and that even in the case of the
exception, where such uses are to created in open fields, lacking any established vegetation
which could act as buffer and/or screen, that is required here too. Specific recommendations
would include a requirement for plantings around the perimeter of a lot proposed for
commercial, industrial or multi-family use to act as a buffer to soften the impact of such as a
screen where necessary. In the event of adjacent single family detached residential uses where
multi-family or non-residential uses are proposed, landscaping should also be provided to
enhance the aesthetic quality of the site in an ornamental manner, it being important not only to
provide a pleasing image of Liberty Township along its major highways, but also to create
positive working/living environments for those occupying the projects in question.

Perimeter plantings should be no less than ten feet in width. Ornamental plantings should
incorporate species which will not only flower in the spring and summer, but will also provide a
green appearance year round as well as an appropriate mix. Further, parking lots should be

broken up through the use of landscaped islands with not less than one such island for each eight
parking spaces.

SENSE OF COMMUNITY

One of the unfortunate aspects of conventional subdivision is that there is an active
discouragement of any sense of community by virtue of very large road frontage requirements
and, therefore, great separations between homes. While there are many who feel that this kind
of separation provides needed privacy and bears some relationship to rural living, the importance
of fostering a neighborhood cannot be ignored. Accordingly, where cluster subdivision or multi-
family developments and other non-residential construction are proposed, developers should be
required to provide designs which encourage the social interaction between residents/occupants
within a development. This kind of community identification leads to a greater effectiveness in
monitoring and protecting common open space areas and facilities as the sense of identification
with those facilities as a part of a community is greatly strengthened.
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